ORDINANCE NO. 177-2020

AN ORDINANCE PROCLAIMING THE ANNEXATION OF TWO PROPERTIES
TO THE CITY OF DONALD AND ZONE CHANGE

WHEREAS, ORS 222.125 authorizes cities to annex contiguous territory
when all owners of the subject property consent in writing to the annexation,
subject to the public hearing and public notice procedures of ORS 222.120;
and

WHEREAS, the City of Donald received annexation petitions signed by
the four members of property owner GRC Land Holdings LLC. requesting to
annex a total area of approximately 61.81 acres composed of two properties
identified as Township 4, Range 1W, Section 17, tax lot 2600 located on Main
Street NE/Donald Road NE; and Township 4, Range 1W, Section 20, tax lot
300 located on Matthieu Street NE; and

WHEREAS, the property owners submitted concurrent land use
applications referenced as City of Donald file numbers Annexation #ANX 2020-
01, Zone Change #ZC 2020-01, Subdivision #SUB 2020-01, and Planned Unit
Development #PUD 2020-01 on March 17, 2020; and

WHEREAS, a duly noticed public hearing was held on the concurrent
Annexation and Zone Change requests by the Donald Planning Commission on
May 28, 2020, during which time the public was given full opportunity to be
present and heard on the concurrent requests, and at the close of the public
hearing, the Planning Commission voted to recommend approval to the City
Council; and

WHEREAS, a duly noticed public hearing was held on the concurrent
Annexation and Zone Change requests by the Donald City Council on June 9,
2020, during which time the public was given full opportunity to be present
and heard on the concurrent requests, and at the close of the public hearing,
the City Council voted to approve the concurrent requests.

NOW, THEREFORE, the City of Donald ordains as follows:

Section 1: That the City adopts the findings and conditions of approval
contained in the Staff Report to the Donald City Council dated June 2, 2020 for
concurrent land use files numbered #ANX 2020-01 and #ZC 2020-01, attached
to this ordinance as Exhibit D.

Section 2: That inasmuch as the owner of the real premises described
above has consented, in writing, to the annexation of said territory and area,
and such consent is on file with the City of Donald, that the real premises
described in Exhibit A legal description and shown on Exhibit B map is hereby
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annexed to the city of Donald.

Section 3: That the zoning designation for the real property referenced
as tax lot 2600 is hereby changed from Marion County UT — Urban Transition
zone to City of Donald R7 — Single Family Residential zone on 44.90 acres, and
R7 — Multi Family Residential on 7.59 acres, as shown on a map attached to
this ordinance as Exhibit C.

Section 4: That the zoning designation for the real property referenced
as tax lot 300 is hereby changed from Marion County UT — Urban Transition
zone to City of Donald R7 — Single Family Residential zone on the full 9.32
acres, as shown on a map attached to this ordinance as Exhibit C.

Section 5: That City of Donald staff is hereby authorized and directed to
make and submit to the Secretary of State of Oregon, the Assessor of Marion
County, the County Clerk of Marion County, and the Oregon Department of
Revenue, a certified copy of this ordinance.

Section 6: The first reading of this Ordinance was conducted on June 9,
2020. The second reading of this Ordinance was conducted on July 14, 2020,
and was passed and adopted by the City Council on J wly ib!"Hf\,- , 2020 as
follows: J

1, AYES

0 NAYS
) ABSTENTIONS

Section 7: This Ordinance shall be effective on the thirtieth day after the
date of enactment below.

DATED this lfH“day of 202b , 2020.

" Brad Oxenford, Mayor

ATTEST:

-

Q\um; Q000

Heidi Bell, City Manager

PASSED by the City Council: 1-\4-2020
SIGNED by the Mayor: -\Q -
EFFECTIVE: B-12-20000
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AKS ENGINEERING & FORESTRY, LLC

12965 SW Herman Road, Suite 100, Tualatin, OR 97062 AKS Job #6732
P: (503) 563-6151 | www.aks-eng.com

ENGINEERING & FORESTRY  OFFICES IN: BEND, OR - KEIZER, OR - TUALATIN, OR - VANCOUVER, WA

EXHIBIT A

Annexation Description

A portion of the East One-Half of the G.A. Cone Donation Land Claim No. 62, located in the
South One-Half of Section 17 and the North One-Half of Section 20, Township 4 South, Range 1
West, Willamette Meridian, Marion County, Oregon, and being more particularly described as
follows:

Commencing at the northeast corner of said G.A. Cone Donation Land Claim No. 62, also being
on the centerline of Donald Road NE; thence along said centerline, North 69°38°57” West 2095.56
feet; thence leaving said centerline, South 20°21°03” West 30.00 feet to the southerly right-of-way
line of Donald Road NE (30.00 feet from centerline), also being the northeasterly corner of Exhibit
A of Reel 4251, Page 406, Marion County Deed Records, and the Point of Beginning; thence along
the easterly line of said Exhibit A, South 17°14°13” West 1779.39 feet to the southeasterly corner
of said Exhibit A; thence along the southerly line of said Exhibit A, North 72°57°36” West 1255.11
feet to the southwesterly corner of said Exhibit A, also being Reference Point ‘A’; thence along
the westerly line of said Exhibit A, North 17°15°24” East 1684.25 feet to the City of Donald city
limits line; thence continuing along said westerly line and said city limits line, North 17°15°24”
East 167.70 feet to the northwesterly corner of said Exhibit A, also being on said southerly right-
of-way line of Donald Road NE; thence along said southerly right-of-way line and said city limits
line, South 69°38°57” East 1245.30 feet; thence leaving said city limits line continuing along said
southerly right-of-way line, South 69°38°57” East 11.02 feet to the Point of Beginning.

Together with;
Commencing at Reference Point ‘A’, also being on the easterly line of Reel 4093, Page 195,
Marion County Deed Records; thence along said easterly line, South 17°15°24” West 196.71 feet
to the northeasterly corner of Exhibit B of Reel 4251, Page 406, Marion County Deed Records,
and the Point of Beginning; thence along the easterly line of said Exhibit B, South 17°15°24” West
387.89 feet to the southeasterly corner of said Exhibit B; thence along the southerly line of said
Exhibit B and the westerly extension thereof, North 72°53’11” West 1066.19 feet to the westerly
right-of-way line of Matthieu Street NE (20.00 feet in width); thence along said westerly right-of-
way line, North [7°06°50” East 415.51 feet to the northeasterly corner of Reel 3161, Page 479,
Marion County Deed Records, and the City of Donald city limits line; thence along said city limits
line, South 72°48°47” East 20.00 feet to the easterly line of said Matthieu Street NE; thence leaving
said city limits line along said easterly right-of-way line, South 17°06°50” West 27.59 feet

to the northwesterly corner of said Exhibit B; thence along the

northerly line of said Exhibit B, South 72°53’11” East 1047.16 feet to 02/18/2020
the Point of Beginning. d REGISTERED A
PROFESSIONAL

LAND SURVEYOR

Yy as
OREGON
JANUARY 12, 2016

MICHAEL S. KALINA
89558PLS

RENEWS: 6 1
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EXHIBIT B
A PORTION OF THE EAST 1/2 OF THE G.A. CONE D.LC. NO. 62,

LOCATED IN THE SOUTH 1/2 OF SECTION 17 AND THE NORTH 1/2 OF SECTION 20,
TOWNSHIP 4 SOUTH, RANGE 1 WEST, WILLAMETTE MERIDIAN,
MARION COUNTY, OREGON
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[EXHIBIT C |

2018 DONALD UGB EXPANSION

Zone Designations: Interim Marion County & Future City of Donald

10.9 Acres

City Storm Water Detention Facility.
Current County Zone: EFU.

Donald Comp. Plan Map: Public.
Interim County Zone: Public.

Future Donald Zone: Public.

7.59 Acres

Current County Zone: EFU.

Donald Comp. Plan Map: Residential.

Interim County Zone: UT.

Future Donald Zone: RM — Mult. Fam. Residential

69.11 Acres

Current County Zone: EFU.

Donald Comp. Plan Map: Residential.
Interim County Zone: UT.

Future Donald Zone: R7 — Single Fam.
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EXHIBIT D

STAFF REPORT
TO THE DONALD CITY COUNCIL

REPORT DATE: June 2, 2020

MEETING DATE: June 9, 2020

FILES: Annexation #ANX 2020-01 & Zone Change #ZC 2020-01 for “Harvest Gardens”

APPLICANT: GRC Land Holdings, LLC.

REQUESTS: Two concurrent applications:

1) Annex approximately 61.81 acres into the Donald City Limits.

2) Zone Change to apply City R7 — Single Family Residential and RM — Multi-
Family Residential Zones from County UT-Urban Transition Zone.

NOTE: Along with these Annexation and Zone Change applications, the applicant

also submitted concurrent applications for a Subdivision and a Planned Unit

Development (PUD). Those two applications are reviewed in a separate staff

report and public hearing agenda item to keep the criteria and procedures separate

and as clear as possible for decision makers and the public alike.

CRITERIA: Oregon Revised Statutes (ORS) Chapter 222 City Boundary Changes, Oregon
Statewide Planning Goals, 1986 City-County UGB IGA, Donald Comprehensive
Plan Goals & Policies, Donald Development Ordinance (DDO): 2.103 R7 Zone,
2.104 RM Zone, 3.111 Zone Changes.

PROCEDURES: Zone Changes are Type III Actions. Annexation procedures are detailed in ORS
222. The DDO grants the applicant the opportunity to combine concurrent
applications for public hearings. Type Il Actions require public notice and public
hearings before both the Planning Commission and City Council. The Planning
Commission makes a recommendation to the City Council for a final decision.
Appeals are to the Oregon Land Use Board of Appeals (LUBA).

LOCATION:

ADDRESS TAX LOT SIZE COMP. PLAN | ZONE ZONE PROPOSED
ACRES | DESIGNATION | CURRENT

Main St/ 041W1702600 | 52 + R-Residential Marion Co. UT- | R7-Single Family

Donald Rd Urban Transition | Res. & RM-Multi-

Family Residential

Matthieu Street | 041 W2000300 | 9 + R-Residential Marion Co. UT- | R7- Single Family
Urban Transition | Residential
CC Staff Report ANX 2020-01 / ZC 2020-01 Harvest Gardens Page 1 of 22
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I. BACKGROUND:
A. MAPS

MAP 1: DONALD COMPREHENSIVE PLAN LAND USE DESIGNATION MAP (2019) SCREENSHOT
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MAP 2: DONALD ZONE MAP (2019) SCREENSHOT
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MAP 3: FUTURE ZONING FOR THE UGB EXPANSION AREA, UGB ORDINANCE EXHIBIT

2018 DONALD UGB EXPANSION

Zone Designations: Interim Marion County & Future City of Donald

10.9 Acres

City Storm Water Detention Facility.
Current County Zone: EFU.

Donald Comp. Plan Map: Public.
Interim County Zone: Public.

Future Donald Zone: Public.

7.59 Acres

Current County Zone: EFU.

Donald Comp. Plan Map: Residential.

Interim County Zone: UT.

Future Donald Zone: RM - Mult. Fam. Residential

69.11 Acres

Current County Zone: EFU.

Donald Comp. Plan Map: Residential.
Interim County Zone: UT.

Future Donald Zone: R7 - Single Fam.

Page 3 of 22
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MAP 4: PROPOSED ANNEXATION, EXHIBIT MAP SUBMITTED BY APPLICANT:

EXHIBIT B
A PORTION OF THE EAST 1/2 OF THE G.A. CONE D.L.C. NO. 62,
LOCATED IN THE SOUTH 1/2 OF SECTION 17 AND THE NORTH 1/2 OF SECTION 20,
TOWNSHIP 4 SOUTH, RANGE 1 WEST, WILLAMETTE MERIDIAN,
MARION COUNTY, OREGON
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B. OREGON LAND USE REFRESHER:

The Oregon Revised Statutes (ORS) require Oregon Cities to maintain a 20-year land supply for
projected residential and employment (commercial and industrial) growth. Population projections are
produced by the Population Research Center (PRC) at Portland State University for all cities and
counties in the state of Oregon. The tools by which cities calculate and adopt their 20-year land need are
called a Buildable Land Inventory (BLI), a Housing Needs Analysis (HNA), and an Employment
Opportunities Analysis (EOA). The Oregon land use system is based on a two-map system which
includes a Comprehensive Plan Map to document general land use categories (i.e. “Residential”
broadly) as a foundation, as well as a Zone Map to document detailed zone districts (i.e. “R7-Single
Family Residential”). The two maps are required to be consistent with each other, and acknowledged by
the State. Changes to the Zone or Designation of a property must be approved by the local jurisdiction as
well as by the Oregon Department of Land Conservation and Development (DLCD). Oregon cities
function on a two-boundary system where the City Limits boundary represents the extent of the
incorporated service districts of the local government, and the Urban Growth Boundary (UGB) identifies
areas designated for future growth, known as the Urban Growth Area (UGA). Properties in the UGA are
designated as the next place the City will grow outward.

An annexation is the formal process by which a property is brought from the UGB into the City Limits,
in this case, often by petition of the property owner. It is necessary at the time of annexation to also
conduct a zone change in order to change the property from Marion County zoning to City of Donald
zoning.

C. SUMMARY OF DONALD’S PLAN FOR GROWTH:

In 2015, the City of Donald produced an updated HNA, BLI, and EOA. Those results were adopted into
the City’s Comprehensive Plan. Together, they documented that the City of Donald was lacking
sufficient residential land supply to support the community’s projected 20-year residential growth. The
2034 population projection for Donald is 2,085 persons. This population projection was adopted by
Marion County and the City of Donald through a coordinated process required under state law (ORS
195.036). The City’s UGB expansion study was initiated prior to July of 2017, which was the effective
date of the new certified population forecasts produced by the Population Research Center (PRC). The
forecasted housing need includes a 25% assumption of land for public facilities such as streets, schools,
parks and open space over the 20-year planning period. The HNA determined that 76.7 acres of
additional land was needed within the City’s UGB to meet the community’s need for residential
development over the next 20 years. The 76.7 acres figure was the resulting balance after taking into
account all buildable and redevelopable properties already within city limits.

In 2017-2018, the City of Donald underwent a UGB study and resulting UGB expansion which
identified the preferred expansion area adjacent to the City Limits, based upon a number of factors
including soil type, ability to serve with City utlities, barriers to development, etc.

The subject properties for these concurrent annexation and zone change applications were both included
in the 2018 UGB expansion area, which was formally adopted in City Ordinance #171-2018 and Marion
County Ordinance #1392. The total UGB expansion in 2018 was 87.6 acres because an additional 10.9
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acres of public designated property containing the stormwater detention area on Matthieu Road was also
brought into the UGB.

D. SUMMARY OF PLANNING COMMISSION MEETING:

On Thursday, May 28, 2020, the Donald Planning Commission held a public hearing for the subject
Annexation and Zone Change files. On that evening the Planning Commission received written
testimony from three parties and verbal testimony from two individuals. Comments and questions
received from members of the public pertained to infrastructure capacity, the alignment of the
Huckleberry Road intersection, the density of the proposed development, the loss of valuable farmland,
the UGB expansion area selection process, impacts to neighbors, rates, water supply, traffic impacts,
traffic connections, and drainage patterns. Questions were addressed by the City Planner, City Public
Works, the City Manager, the applicant’s engineers, and the City Attorney. Following the closure of
public testimony, the Planning Commission deliberated and voted 5-0-0 to recommend approval of the
concurrent Annexation and Zone Change applications as presented with the amendments of 1) adopting
revised Goal 10 findings to satisfy the FHLO/HLA letter about Donald’s adopted housing need by type,
and 2) adopting revised condition of approval #5 wording to address a request by the applicant to allow
the applicant to begin to build houses prior to the completion of all infrastructure projects, if the
bonding/financial assurances section of the DDO are satisfied. This staff report incorporates the
requested revisions to Goal 10 findings and Condition of Approval #5.

II. ANALYSIS OF APPLICABLE DECISION CRITERIA: ANNEXATION

The following sets of criteria should be considered in the review of concurrent annexation and zone
change applications:

- Oregon Revised Statutes (ORS) Chapter 222
- City-County UGB IGA, 1986

- Statewide Planning Goals

- Donald Comprehensive Plan

- Donald Development Ordinance (DDO)

A. OREGON REVISED STATUTES (ORS), 2017:

The Oregon Revised Statutes (ORS) 222.005 through 222.180 govern annexation requirements. The
Donald Development Ordinance and Donald Charter are silent on procedure and criteria for processing
annexation applications. While the provisions of ORS Chapter 222 regulate annexations, these statutes
do not provide any specific decision criteria. Annexations need to be consistent with applicable
Comprehensive Plan policies, and the policies or requirements of any other applicable planning
documents, such as the Urban Growth Boundary and Policy Agreement Between Marion County and the
City of Donald. City policy has been to have the Planning Commission hold a public hearing in regard
to annexations and associated land use actions, and to make a recommendation to the City Council for
approval or denial.

ORS Chapter 222 — City Boundary Changes; Mergers; Consolidations;, Withdrawals
ORS 222.111 Authority and procedure for annexation.

CC Staft Report ANX 2020-01 / ZC 2020-01 Harvest Gardens Page 6 of 22
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(1) When a proposal containing the terms of annexation is approved in the manner provided by
the charter of the annexing city or by ORS 222.111 to 222.180 or 222.840 to 222.915, the
boundaries of any city may be extended by the annexation of territory that is not within a city
and that is contiguous to the city or separated from it only by a public right of way or a stream,
bay, lake or other body of water. Such territory may lie either wholly or partially within or
without the same county in which the city lies.

APPLICANT RESPONSE: This application is initiated by the property owner of the subject site planned
for annexation. The property is currently within unincorporated Marion County and is contiguous to the
Donald City Limits. The criterion is met.

STAFF FINDINGS: Staff concurs with the applicant response.

(2) A proposal for annexation of territory to a city may be initiated by the legislative body of the
city, on its own motion, or by a petition to the legislative body of the city by owners of real
property in the territory to be annexed. ORS 222.120 Procedure for annexation without election;
hearing; ordinance subject to referendum.

APPLICANT RESPONSE: This application is initiated by the property owner of the subject site planned
for annexation. The Written Consent Form for annexation to City of Donald is included in Exhibit C.
The criterion is met.

STAFF FINDINGS: Staff concurs with the applicant. While the original application included annexation
petitions signed by two of the four members of GRC Land Holdings, LLC., the applicant shortly
thereafter submitted the other two. This criterion is met.

ORS 222.120 Procedure for annexation without election, hearing, ordinance subject to
referendum.

(1) Except when expressly required to do so by the city charter, the legislative body of a city is
not required to submit a proposal for annexation of territory to the electors of the city for their
approval or rejection.

(2) When the legislative body of the city elects to dispense with submitting the question of the
proposed annexation to the electors of the city, the legislative body of the city shall fix a day for
a public hearing before the legislative body at which time the electors of the city may appear and
be heard on the question of annexation.

APPLICANT RESPONSE: Pursuant to ORS 222.120(1), the legislative body of the City of Donald is
not required by charter to submit a proposal for annexation of territory to the electors of the city for their
approval or rejection. The property owners of the subject site consent in writing to the annexation and
upon submittal of this application a public hearing will be scheduled. The above criterion is met.

STAFF FINDINGS: The City of Donald Charter does not expressly require a proposed annexation of
territory to be submitted to the electors of the City for approval or rejection. The Donald Development
Ordinance allows an applicant to request to have applications heard concurrently. The applicant has
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requested that the Annexation and Zone Change applications should be processed concurrently,
consistent the procedures of a Type I1I Action, which requires public hearings before both the Planning
Commission and City Council. Those public hearings have been scheduled for May 28" and June 9*"
respectively, and public notice provided as detailed below. This procedure has been satisfied.

(3) The city legislative body shall cause notice of the hearing to be published once each week for
two successive weeks prior to the day of hearing, in a newspaper of general circulation in the
city, and shall cause notices of the hearing to be posted in four public places in the city for a like
period.

STAFF FINDINGS: A notice of public hearings before both the Donald Planning Commission and City
Council was published in the Woodburn Independent on May 13 and May 20, 2020. These were the two
weeks prior to the first public hearing. The City provided notice of the public hearing on their website,
in their monthly newsletter, on the message board in front of City Hall, and in posted paper notices.
Public notice is addressed again in Goal 1 findings below. This procedure has been satisfied.

ORS 222 CONCLUSIONS: Staff finds that the pertinent authority and procedure sections of the ORS
Chapter 222 have been satisfied through the subject annexation application procedures to date.

B. CITY — COUNTY URBAN GROWTH BOUNDARY AND POLICY AGREEMENT, 1986

The UGB Intergovernmental Agreement from 1986 details how the City and County will coordinate on
the management of lands within Donald’s UGB. The document is consistent with the policy of Goal 14
Urbanization, for the County and City to work cooperatively when establishing and changing the UGB.

The Urbanization Policies contained within the 1986 IGA shall be consistent with the Oregon State
Laws, the Marion County Comprehensive Plan, and the Donald Comprehensive Plan. Applicable
urbanization policies of the IGA state:

1) The County shall retain responsibility for regulating land use on lands within the UGB until such
lands are annexed by the City. The urban growth area has been identified by the City as urbanizable and
is considered to be available, over time, for urban development.

3) Upon receipt of an annexation request or the initiation of annexation proceedings by the City, the City
shall forward information regarding the request (including any proposed zone change) to the County for
comments and recommendations. The County shall have twenty days to respond...

STAFF FINDINGS: Consistent with the Urbanization policies included in the 1986 IGA, Marion
County has retained responsibility for regulating land uses on lands within the UGA. The City expanded
the UGB in 2018 (City Ord. 171-2018) with Marion County concurrence (County Ord. 1392). The
expansion of the UGB acknowledges that the lands within the UGA are urbanizable and considered to
be available, over time for urban development. Once the concurrent applications were deemed complete,
staff routed a request for comments (RFC) to city departments and partner agencies and utility providers.
Marion County Planning, Public Works, Assessor, and Surveyor Departments received the RFC.
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CITY-COUNTY UGB IGA CONCLUSIONS: Staff finds the concurrent annexation and zone change
requests to be conducted consistent with the procedures outlined in the IGA with Marion County.

C. STATEWIDE PLANNING GOALS

GOAL 1: CITIZEN INVOLVEMENT OAR 660-015-0000(1) “To develop a citizen involvement
program that ensures the opportunity for citizens to be involved in all phases of the planning

13

process.

GOAL | STAFF FINDINGS: There are several public notices required in order to satisfy the procedures
of both the Donald Development Ordinance Type III Action procedures under DDO 3.204.02, as well as
ORS Chapter 222. Notice was provided to the Oregon Department of Land Conservation and
Development (DLCD) on April 22, 2020, which was at least 35 days prior to the first public hearing. A
notice of the public hearing was mailed to property owners within 200 feet of the subject property on
Friday, May 8, 2020, which was at least 20 days prior to the first public hearing. Oregon Revised
Statutes (ORS) Chapter 222 requires a public notice printed in a newspaper of general circulation for the
two weeks preceding the first public hearing. That notice was printed in the Woodburn Independent on
May 13 and May 20, 2020, which were the two weeks preceding the public hearing before the Donald
Planning Commission. Public notice is also required to be posted in four community locations. A notice
of this public hearing was mailed to residents in the May 2020 Donald Monthly Record Newsletter.
Notice of the public hearing is posted on the City’s website, in paper at the exterior City Hall bulletin
board, and on the City’s message board out front of City Hall. The public hearings before the Planning
Commission and City Council provide opportunities for public participation, consistent with the
procedures of DDO 3.205 and 3.206. Staff finds Goal 1 is satisfied by the public notice and participation
procedures.

GOAL 2: LAND USE PLANNING OAR 660-015-0000(2) “To establish a land use planning
process and policy framework as a basis for all decision and actions related to use of land and to
assure an adequate factual base for such decisions and actions.”

GOAL 2 STAFF FINDINGS: Consistent with the applicant’s response, staff finds that Goal 2 is
satisfied through the adherence of the City of Donald to the adopted criteria and procedures included in
the DDO, the adopted goals and policies included in the Comprehensive Plan, the coordination
procedures of the City-County intergovernmental agreement for the management of the UGB, and
through coordination with the Department of Land Conservation and Development (DLCD). This
proposal does not involve exceptions to other goals. Staff finds Goal 2 Land Use Planning is satisfied.

GOAL 3: AGRICULTURAL LANDS OAR 660-015-0000(3) “To preserve and maintain
agricultural lands.”

GOAL 3 STAFF FINDINGS: The lands proposed to be annexed and rezoned are designated UT —
Urban Transition by Marion County. The UT zone is a holding category for lands identified for future
annexation into the UGB, while allowing the continuation of agricultural activities. The potential impact
to agricultural lands was analyzed with the 2017-2018 UGB expansion study, through which staff
performed an analysis of the agricultural capability (soil classifications) of all possible expansion areas.
The study area containing the subject properties had the lowest productivity agricultural lands as
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